
DEPARTMENT OF PLANNING          Date of Hearing December 19, 2012 
 STAFF REPORT      

   
   

PLANNING COMMISSION PUBLIC HEARING 

SUBJECT:   SPEX-2012-0034  
Stone Ridge – Byrne’s Ridge Field Lights 

ELECTION DISTRICT:    Dulles 

CRITICAL ACTION DATE:    February 13, 2012 

STAFF CONTACTS:  Richard Klusek, AICP, Senior Planner, Department of  
 Planning 
 Julie Pastor, AICP, Director, Department of Planning 

APPLICANT: Paul Brown, Acting Director, Department of Construction 
and Waste Management 

 
PURPOSE: The Special Exception application is to permit lighting of six existing playing 
fields (three baseball and three multi-purpose fields) in the County owned Byrne’s Ridge 
Field at Stone Ridge. The field is located in the Planned Development-Housing (PD-H4), 
administered as R-8 (Single Family Residential), zoning district. 
 
RECOMMENDATION: Staff recommends approval of the Special Exception with 
conditions.  
 
SUGGESTED MOTIONS: 

1. I move that the Planning Commission forward SPEX-2012-0034, Stone Ridge – 
Byrne’s Ridge Field to the Board of Supervisors with a recommendation of approval 
subject to the Conditions of Approval dated December 5, 2012 and based on the 
Findings for Approval in the December 19, 2012 Staff Report. 

OR 

2. I move that the Planning Commission forward SPEX-2012-0034, Stone Ridge – 
Byrne’s Ridge Field to a worksession for further discussion. 

OR 

3. I move that the Planning Commission forward SPEX-2012-0034, Stone Ridge – 
Byrne’s Ridge Field to the Board of Supervisors with a recommendation of denial.  
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I.         APPLICATION INFORMATION 

APPLICANT 
Loudoun County Department of 
Construction and Waste Management 
Paul Brown, Acting Director 
211 Gibson St. NW 
Leesburg, VA 20176 
571-258-3213  

REPRESENTATIVES    
Kimley-Horn & Associates 
Matt Horne, P.E. 
11400 Commerce Park Drive 
Reston, VA 20191 
703-674-1311 
matt.horne@kimley-horn.com  

REQUEST 
The Board of Supervisors, acting through the Department of Construction and Waste 
Management, has submitted an application for a special exception to permit lighted playing fields 
in the PD-H4 (Planned Development-Housing), administered as R-8 (Single Family Residential), 
zoning district. This application is subject to the Revised 1993 Zoning Ordinance and the 
proposed use is listed as a Special Exception use under Section 3-504(I). The area of the 
proposed special exception is the 25.02-acre parcel that is located in the Dulles Election District.  

PARCELS  
The property is located on Tax Map Number 100/C17/////1/ (PIN# 205-35-8697). 

 

ACCEPTANCE DATE  
October 1, 2012 

LOCATION 
West side of Mineral Springs Circle (Route 2625), north of 
Cordgrass Circle (Route 2642), and south of Feldspar Place, at 
24915 Mineral Springs Circle 

 

ZONING ORDINANCE 
Revised 1993 Zoning 
Ordinance 

EXISTING ZONING 
Planned Development-Housing (PD-H4)  

 

POLICY AREA 
Suburban Policy Area (Dulles 
Community) and Transition 
Policy Area (Middle Goose 
Subarea) 

PLANNED LAND USE 
Residential uses 

 

II.  CONTEXT   

Location/Site Access: Byrne’s Ridge Field (The Park) is located at the western terminus 
of Greenstone Drive (Route 2628) and on the west of Mineral Springs Circle (Route 2625) 
between Serpentine Place and Cordspring Circle. The site has two vehicular access 
points on Mineral Springs Circle with access to a parking lot. In addition, pedestrian 
access is provided from Mineral Springs Circle, Serpentine Place, and Cordgrass Circle 
(Vicinity Map).  
  

mailto:matt.horne@kimley-horn.com
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VICINITY MAP 

 
 
 
 
 

Directions: From Leesburg, proceed south on Route 15. At the traffic 
circle, take the exit for Route 50 east. Turn right onto Stone Springs 
Boulevard which becomes Mineral Springs Circle at Byrnes Ridge Field.  
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Existing Conditions: The Park includes six playing fields consisting of 3 mult-
purpose/soccer fields and 3 baseball diamonds. The park also includes existing parking 
areas and a restroom building. Photos 1 through 6 demonstrate existing visual conditions 
of the fields and surrounding areas. 
 
Surrounding Properties: Surrounding properties include single-family detached lots, an 
electric and gas utility easement, and the Minnieland Academy daycare center.  
 
More specifically, to the south of the subject site, there are 11 single-family detached 
homes and HOA property directly adjacent to the subject site. An electric and gas utility 
easement is located to the west. To the north, there are 12 single-family detached  
residential homes, HOA property, and the daycare center. Stone Springs Boulevard and 
Mineral Springs Circle form the western boundary of the subject site. The subject site and 
surrounding areas are all zoned PD-H4.  
 
Background: The sports fields which comprise Stone Ridge Fields were approved 
subject to ZMAP 1994-0017 and STPL-2003-0090, The Site Plan establishes the design 
for the entire park, including proposed playing fields, buildings, trails, and parking areas. 
The proposed lighting project is being funded through cash proffers for capital facilities 
made in association with ZMAP 2001-0010, South Riding Station. 
 
On December 3, 2012 the Applicant held a meeting at Mercer Middle School in Stone 
Ridge to discuss the lighting proposals and answer questions from the public. Adjacent 
property owners, nearby residents, and park users attended the meeting and expressed a 
range of opinions about the project. While some residents were supportive, others 
discussed concerns including noise, traffic, safety, light impacts, and maintenance issues. 
As of December 3, 2012, there were also 83 comments provided on LOLA. 
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Photo 1:  This photo shows the view looking north from the southern edge of the site. Existing 
soccer fields and baseball fields are in the foreground with the back yards of single family homes 
on Feldspar Place in the distance,  

 
Photo 2: This photo shows the view facing south from the pedestrian access trail off Feldspar 
Place. An existing baseball field is located in close proximity to the back yards of residential 
homes. 

Baseball Fields 

Football Field 
 

Soccer Fields 

Single Family Homes 
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Photo 3:  This photo shows the view facing south from the pedestrian access trail off Feldspar 

Place. An existing soccer field is located in close proximity to the back yards of residential homes. 

, 

Photo 4: This photo shows the view facing west from the parking area. Residential homes on 
Cordgrass Circle and Big Belt Court are in close proximity to the back yards of residential homes. 

Football Field 
 

Baseball Field 
(foreground) 

Soccer Field 
(behind baseball field) 
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Photo 5: This photo shows the view facing west north from Cordgrass Circle. Baseball fields are 
visible from the road between homes. 

 

Photo 6: This photo shows the view facing north from home plate of Field 6 as labeled in the 
special exception plat. The backs of homes along Feldspar Place are in the background. 
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III.  PROPOSAL   

The Applicant is requesting a special exception to light six existing playing fields in the at 
Byrne’s Ridge Field. The fields consist of three baseball and three multi-purpose fields. 
 

IV. OUTSTANDING ISSUES  
 

There are no known outstanding issues with the application, however, staff is researching 
potential outstanding issues associated with STPL-2003-0090 when the park was 
constructed. These issues pertaining to the landscape plan and buffering are discussed 
below. 

1.) The Applicant is in agreement with staff recommendations for conditions of 
approval.  
 

2.) The Conditions of Approval have not been reviewed by the County Attorney.  

V. POLICY ANALYSIS    

Criteria for Approval - Zoning Ordinance Section 6-1310 of the Revised 1993 Zoning 
Ordinance states that when considering a special exception application, the Planning 
Commission shall give reasonable consideration to 20 factors. These criteria for approval 
are organized below by category, followed by Staff’s analysis.  

 

A. LAND USE 
ZO §6-1310 (A) Whether the proposed special exception is consistent with the Comprehensive 
Plan. (I) Whether the proposed special exception at the specified location will contribute to or 
promote the welfare or convenience of the public. 

Analysis – There are no outstanding issues. 

The Revised General Plan promotes night-lighting standards that will “reduce light 
pollution such as glare, energy waste, light trespass, and the deterioration of the natural 
nighttime environment.” The policies also promote the use of energy-efficient lighting that 
minimizes unnecessary and intrusive light trespass to preserve the natural beauty of the 
night skies.  The photometric study supplied by the Applicant demonstrates the proposed 
intensity of light at the property boundaries associated with the proposed lighted sports 
fields (see Attachment 5: SPEX Plat page 3, and Figure 1 below). Light levels are 
measured in foot candles. A foot candle is defined as the illuminance on a 1-square foot 
surface of which there is a uniformly distributed flux of one lumen. This can be thought of 
as the amount of light that actually falls on a given surface. The foot-candle is equal to 
one lumen per square foot. 

The photometric study shows that light levels at the property lines would generally be 
unchanged. Figure 1 below highlights the areas where there is some light spillover. The 
most notable area of light spillover would be along the property line adjacent to the 
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electric and gas utility lines where increased lighting would not have an impact on the 
adjacent property owner. At the northern property line three parcels would see increased 
light levels of 2 or less foot candles. At the southern property line, two parcels would see 
increased light levels of 2 or less foot candles.  

The Revised 1993 Zoning Ordinance sets forth Light and Glare Standards in Section 5-
1504(A). The ordinance requires light levels at the property lines for county owned 
facilities to be 10.00 foot candles or less above background light levels measured at the 
boundary of the property. Therefore, increases associated with the proposed lighting are 
well within the thresholds set forth by the zoning ordinance. 

 
While a minimal increase in lighting would occur, the proposed design and technology 
appears to minimize impacts to the extent practicable. Furthermore, where light spillover 
does occur, any such light spillover would diminish at or just beyond the property line 
where the spillover does occur. The proposed lighting appears to have been designed to 
sufficiently mitigate impacts associated with light pollution and light trespass as 
reccomended by the Revised General Plan. Minimal light spillover well below the zoning 
ordinance maximums may occur on four or five adjoining residential parcels but any such 
spillover would be limited to areas immediately adjacent to the property lines and would 
not enter homes. 

To further mitigate potential light related impacts, the Applicant has proposed a condition 
of approval that limits the use of lights on the fields to 10 p.m. (and 11 p.m. for occasional 
tournament play). 
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FIGURE 1 – Footcandle Levels 
 
 
Staff recommends commitments that specify the type of lighting that will be provided (e.g., 
maximum height of poles, intensity of lighting, a design that reduces spillover, etc.) and 
that the outdoor lighting will be turned off by a certain time at night. 

 
With respect to land use, residential and recreational uses are supported in Residential 
areas by the Revised General Plan. 
 
Table 1 summarizes Staff’s analysis of the land use issues. 
 
 
 
 
 
 

General areas of 
potential  light spillover 
at property line 
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B. COMPATIBILITY 
ZO §6-1310 (C) Whether the level and impact of any noise emanating from the site, including that 
generated by the proposed use, negatively impacts the uses in the immediate area. (D) Whether 
the glare or light that may be generated by the proposed use negatively impacts uses in the 
immediate area. (E) Whether the proposed use is compatible with other existing or proposed uses 
in the neighborhood, and adjacent parcels. (F) Whether sufficient existing or proposed 
landscaping, screening and buffering on the site and in the neighborhood to adequately screen 
surrounding uses. (S) Any anticipated odors which may be generated by the uses on site, and 
which may negatively impact adjacent uses.  

Analysis – Impacts associated with glare and light and neighborhood and adjacent parcel 
compatibility are discussed in the Land Use section above.   

Noise – To address evening noise associated with lighted playing fields, The Applicant 
has agreed to a condition of approval that limits the use of lights on the fields to 10 p.m. 
and 11 p.m. for occasional tournament play. It should, however, be noted that adjoining 
residents are likely to hear noises associated with additional park related activities made 
possible by the proposed lighting. 
 
Screening and Buffering – Existing residential properties, especially those located 
immediately adjacent to the subject site have views of the playing fields as demonstrated 
by Photos 1 through 6. The proposed special exception would result in light poles ranging 
from 60 to 80 feet in height. These light poles would also be visible given the current lack 
of screening. However it should be noted that STPL 2003-0090 required a buffer of trees 
to be planted surrounding the park property. It is unclear why the trees were never 
provided and Staff is currently researching the issue. While adjoining residential 
properties would not be affected by light spillover, most adjacent residences will 
experience unobstructed views of the lighted fields and activities occurring on those fields 
given the current lack of buffering. Similarly, persons using the fields would have views 
into the adjoining residential properties. 
 
Table 2 summarizes the compatibility issues that Staff examined along with associated 
conditions and recommendations proposed by Staff. 
 
 

Table 1. Land Use – Resolved and Outstanding Issues  
Condition or 

Recommendation 

Consistency with Planned Land Use – Plan policies support use of the 
subject site for recreational purposes. 

No Issue 

Substantial Conformance – The development of the Special Exception use 
shall be in substantial conformance with the Special Exception plat.  

Condition 1. 

Uses Permitted – The uses permitted by approval of this Special Exception 
application is for athletic field lighting as defined by the Revised 1993 
Loudoun County Zoning Ordinance. 

Condition 2. 
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C. ENVIRONMENTAL  
ZO §6-1310 (G) Whether the proposed special exception will result in the preservation of any 
topographic or physical, natural, scenic, archaeological or historic feature of significant 
importance. (H) Whether the proposed special exception will damage existing animal habitat, 
vegetation, water quality (including groundwater) or air quality. (M) The effect of the proposed 
special exception on groundwater supply. (N) Whether the proposed use will affect the structural 
capacity of the soils. 

Analysis – There are no outstanding environmental issues. The site is already graded 
and largely developed. Therefore, cultural and natural resources will not be damaged and 
the structural capacity of the soils will not be affected. However, staff notes that areas of 
steep slopes exist on the subject site. Prior to obtaining a Zoning Permit, the Applicant will 
need to obtain locational clearance pursuant to Section 5-1508(F) of the Revised 1993 
Zoning Ordinance. Staff recommends making obtaining locational clearance a Condition 
of Approval (Condition 4).   

D. TRANSPORTATION 
ZO §6-1310 (J) Whether the traffic expected to be generated by the proposed use will be 
adequately and safely served by roads, pedestrian connections and other transportation services. 
(O) Whether the proposed use will negatively impact orderly and safe road development and 
transportation. (T) Whether the proposed special exception uses sufficient measure to mitigate 
the impact of construction traffic on existing neighborhoods and school areas. 

Analysis – There are no known outstanding transportation issues. The proposed lighting 
of sports fields in at Byrne’s Ridge Field will not result in an increase in traffic during 
morning or evening peak commuter periods. Therefore, these changes will not result in an 
increase in the overall intensity of the approved use. Lighting the sports fields will 
increase the use of the fields in general but any increases would generally occur in the 
evenings outside of peak hours.  
 

E. ECONOMIC DEVELOPMENT 
ZO §6-1310 (P) Whether the proposed special exception use will provide desirable employment 
and enlarge the tax base by encouraging economic development activities consistent with the 
Comprehensive Plan. (Q) Whether the proposed special exception considers the needs of 
agriculture, industry, and businesses in future growth. 

Table 2. Compatibility – Resolved and Outstanding Issues 
Condition or 

Recommendation 

Noise – A condition of approval limits the use of fields during the evening 
hours in order to limit noise related to lighting the playing fields.  

Condition 3 

Compatibility with Neighborhood/Adjacent Parcels – The proposed use of 
the playing fields for recreational purposes is consistent with County 
policies. Some increase in noise and activity noticeable by adjacent 
residences can be expected. 

No Issues 

Light and Glare Impacts – A condition of approval limits the use of playing 
fields to 10 p.m. or 11 p.m. during occasional tournament play and 
requires that the lights are extinguished 15 minutes after a game ends.  

Condition 3 
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Analysis –There are no outstanding economic development issues. The provision of 
adequate athletic facilities in proximity to residential areas is important to existing and 
future County residents, employees, and businesses as it helps to create a desirable 
place to live, work, and play. 
 
F. UTILITIES 
ZO §6-1310 (R) Whether adequate on and off-site infrastructure is available. 

Analysis – There are no outstanding utilities issues related to the application for lighting 
athletic fields.  

 
G. PUBLIC SAFETY 
ZO §6-1310 (B) Whether the proposed special exception will adequately provide for safety from 
fire hazards and have effective measures of fire control. (K) Whether, in the case of existing 
structures proposed to be converted to uses requiring a special exception, the structures meet all 
code requirements of Loudoun County. 

Analysis – There are no outstanding public safety issues. Loudoun County Fire, Rescue, 
and Emergency Management had no comment on the application.  
 

VI. ZONING ANALYSIS 

Analysis – There are no outstanding zoning issues, however, it is noted that a locational 
clearance permit will be required as indicated in the conditions of approval.  

Use – The site is zoned PD-H4 (Planned Development – Housing), administered as R-8 
(Single Family Residential) and is subject to the regulations and development standards 
contained in Section 3-500 of the Revised 1993 Zoning Ordinance (Zoning Ordinance). 
Athletic field lighting is allowed by Special Exception under Section 3-504(I) of the Zoning 
Ordinance. Light and glare standards in Section 5-1504 apply to the field lighting. The 
photometric plan submitted by the Applicant demonstrates that these standards will be 
met. Staff notes that Section 5-1504(A) allows lighting for publically-owned athletic fields 
to be up to 10 foot candles at the lot line. The photometric plan submitted by the Applicant 
demonstrates that these standards will be met. Section 103(D)(2) exempts light poles 
from the height limitations of the Zoning Ordinance.  

The proposed lighting scheme for the sports fields does not exceed the Light and Glare 
Standards of the Revised 1993 Zoning Ordinance (Section 5-1504(A)) which permit 
publically owned facilities utilized for athletic competition to cause illumination up to 10.00 
foot candles above background light levels measured at the boundary of the property. 
Staff notes that light spillover of 2 or less footcandles will occur. 
 

VII. FINDINGS 

1. Subject to Conditions of Approval, the application is consistent with the policies of the 

Revised General Plan (RGP) as follows:  

a. Recreational uses in residential areas are consistent with the Revised General 

Plan, 
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b. The increased availability of recreational fields will serve surrounding residents 

c. A condition of approval ensures that lighting and noise will not create a 

nuisance after beyond certain hours, 

d. Lighting appears to have been designed in a manner that limits light spillover 

and glare on adjacent properties to the extent practicable. 

2. The proposed lighting of sports fields will not result in an increase in traffic during 

morning or evening peak commuter periods. Therefore, there are no anticipated 

adverse effects to the transportation network and the application is consistent with the 

Countywide Transportation Plan.  

3. The application is in accordance with the requirements of the Revised 1993 Zoning 

Ordinance. 

 

VIII. CONDITIONS OF APPROVAL                   December 5, 2012 

Staff recommends the following conditions of approval for SPEX-2012-0034, Stone 
Ridge Byrne’s Field Lights: 

1. Substantial Conformance. Pursuant to the Special Exception use, lighted playing 
fields in the PD-H4 (Planned Development-Housing), administered as R-8 (Single 
Family Residential), zoning district, shall be in substantial conformance with Sheets 1, 
3, and 4 of 4 (herein referred to as the “Special Exception Plat”) of the plan set entitled 
“Byrne’s Ridge Park Ballfield Lighting” prepared by Kimley-Horn and Associates Inc, 
dated November 21, 2012 and the Revised 1993 Loudoun County Zoning Ordinance 
(the “Zoning Ordinance”). Approval of this application for 25.02 acre parcel identified 
as Tax Map Number 100/C17/////1/ (PIN# 205-35-8697) (the “Property”) shall not relieve 
the Applicant or the owners of the Property from the obligation to comply with and 
conform to any other Zoning Ordinance, Codified Ordinance, or applicable regulatory 
requirement.   

2. Uses Permitted. This Special Exception grants approval for a Lighted Playing Field 
use as defined by the Revised 1993 Loudoun County Zoning Ordinance in the PD-H4 
Zoning District and shown on the Special Exception Plat with the following conditions: 

a. All lighting shall comply with the lighting standards of Revised 1993 Loudoun 
County Zoning Ordinance. Lighting shall be full cutoff and fully shielded as defined 
by the Illuminating Engineering Society of North America (IESNA). Playing field 
lighting shall be directed downward and inward toward the fields and interior of the 
property to minimize glare and spillage on neighboring properties. Light pole and 
light fixture typical details shall be shown on each site plan.  

3. Hours of Operation. The playing field lighting shall not be illuminated past 10:00 p.m. 
(or past 11:00 p.m. for tournament events) and shall be extinguished within 15 
minutes of the end of an organized sporting event or other use of the field requiring 
lighting, whichever occurs first. Security lighting is exempt from this condition and may 
remain illuminated during overnight hours. 
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a. The Applicant shall provide onsite security, including appropriate security lighting 
for nighttime operations, and program supervision in a magnitude necessary to 
ensure the safe and enjoyable usage of the Park as well as to minimize the 
County’s liability.  

4. Locational Clearance. The Applicant shall obtain locational clearance pursuant to 
Section 5-1508(F) of the Revised 1993 Zoning Ordinance prior to applying for a 
zoning permit. 

 

 

 

IX. ATTACHMENTS  
Attachment Page 

1 Referral Comments 

1a Planning, Comprehensive Planning A-1 

1b Building and Development, Zoning Administration A-3 

1c Office of Transportation Services A-7 

1d Fire, Rescue and Emergency Services A-10 

2 Disclosure of Real Parties in Interest (11-28-12) A-11 

3 Applicant’s Statement of Justification A-21 

4 Applicant’s Response to Referral Comments A-25 

5 Plat (11-21-12) Follows A-26 

*This Staff Report with attachments (file name PCPH STAFF REPORT 12-19-12.PDF) can be 
viewed online on the Loudoun Online Land Applications System (LOLA) at www.loudoun.gov. 
Paper copies are also available in the Department of Planning.   
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